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Executive Summary

Background and Statement of Purpose

This Housing Production Plan (HPP) update was prepared in compliance with the Massachusetts
Department of Housing and Community Development’s (DHCD) Housing Production Plans Regulation,
MGL 760 CMR 56.03(4). It provides a management tool to enable the town of Westminster to make
timely progress toward meeting its affordable housing goals. The HPP is the business plan to implement
the town’s Master Plan (the town’s strategic plan for affordable housing - see Appendix A). The HPP:

e Presents a comprehensive needs assessment for affordable housing in Westminster, including an
analysis of existing conditions, demographic trends and local and regional market forces.

e Identifies the constraints that have limited affordable housing production in Westminster, and
the town’s efforts to mitigate them.

e Identifies opportunities and approaches the Town will pursue in order to meet its goal of
providing housing for families across a broad range of income, age and needs.

e Describes the mix of housing units required to address the identified needs and a time frame for
their anticipated production.

e Recommends a number of regulatory reforms and tactics to expand local development capacity.

e Describes strategies to preserve Westminster’s unique ecological assets while undertaking new
production initiatives.
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e Describes strategies to preserve existing housing stock while increasing affordability.
e Anticipates a significant role for both private and town-initiated development.

Market Conditions

According to the 2015 American Community Survey, Westminster’s population has increased to 7,414,
up 7.3% from the 7,277 residents stated in the 2010 U.S. Census. These residents live in approximately
3,051 units of housing, of which 86.0% are single family homes. From the year 2000 to present, 264
homes have been built, but since 2005 only 13 building permits for multifamily structures were issued
versus 309 building permits for single-family homes in the same period. Most of the remaining parcels
of undeveloped land will be difficult to develop because they must have individual wells and on-site
septic systems in a geologic area of high water tables.

Economic growth along the Route 2 corridor can be a major driver of change. Home prices increased
7.5% from 2012-2016. From 2006 to 2011 however, single family home prices have decreased 23.15%
from an average of $285,000 in 2006 to an average sales price of $219,000 in 2011.

Existing Affordable ! Housing in Westminster

In the 2011 update of the HPP, 3.04% (86 units) of Westminster’s existing housing stock were on the
town’s Subsidized Housing Inventory (SHI). As of December 5, 2014, 1 affordable unit has been added
to Westminster’s SHI, bringing the percentage up to 3.1%. This is more than a third to the ten percent
goal the state has established for its cities and towns.

Socio-Economic Needs

35.7% of Westminster residents are low to moderate income (LMI); 3.4% of residents and 1.5% of
families live below the federal poverty level according to the American Community Survey Results
from 2011 - 2015.

In 2011, nearly 38.2% of Westminster homeowners and nearly 13.2% or renters spent more than 30% of
their income on housing costs; 31.5% paid more than 35%. In 2016, that number decreased to 31.9% of
homeowners and 22.1% of renters.

Westminster's demand for units of affordable housing comes from five main sources:

Low and moderate income (LMI) households

Young families with established ties (parents, siblings) to Westminster

Elderly residents seeking to downsize

Full-time employees of the Town of Westminster and the Ashburnham Westminster Regional
School District, many of whom cannot afford to live in the town where they grew up and now work
e Employees of businesses located in Westminster

! The Webster’s Dictionary definition of affordable: “to be able to bear the cost of” does not match the State’s definition of
affordable. Units rated by the State as affordable in Westminster may or may not cost more than comparable units in town
that are at market rate.
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Environmental Protection Needs

Westminster is located at the Southern New England Coastal Plains and Hills and the Worcester Plateau
Ecoregions. The area’s unique geologic history has resulted in a wide variety of soil types and
conditions.

The state of Massachusetts recognizes the environmental value of Westminster’s open spaces. The state
owns a total of 6,987 acres of open space in Westminster - more than 29% of the land in town. Much of
this acreage is either state park or wildlife management areas.

According to the 2012 State Biomap2 Core Habitat includes 1,448 acres in Westminster (of which 843
acres or 58.2% are protected). The designated BioMap2 also lists 4,334 acres designated as Supporting
Natural Landscape. (of which 2,225 acres or 51.3% are protected) There are 9 state-listed rare species
known to occur within the boundaries of the Core Habitat.

The natural resources of Westminster belong not only to her residents; they belong to all residents of the
state. They provide venues for hunting and fishing, hiking, swimming, cross-country skiing, and a
variety of other outdoor activities. It is the responsibility of the Conservation Commission, Westminster
Housing Authority, Selectmen, Planning Board and interested citizens to protect these resources for
everyone.

The need to provide affordable housing for Westminster’s neediest citizens must be balanced against the
need to preserve and protect the town’s natural resources. Because these resources belong to all
Massachusetts residents, they must not be used to fulfill Westminster’s affordable housing needs.

Needs Assessment Summary
Westminster is a community with unmet needs for affordable housing:

e According to the 2015 American Community Survey, 591 households (31.9%) pay more than
30% of their income in mortgages. This is down from 38.2% in 2010. 68 household renters
(22.1%) pay more than 30% of their income in rent.

e 19.3% of the housing stock was built before 1940.

e There’s a 2-3 years waiting list for housing in the only affordable senior housing in town.

e There are insufficient subsidized units appropriate for young families or for the employees of the
town and the school district.

The need for additional units of affordable housing is clear and well understood by both the citizens and
town officials. This need must be balanced against the town’s unique ecological assets that belong to all
residents of the state.

Affordable Housing Goals

Currently, 162 units of affordable housing are needed to bring the town up to, or near, the state’s 10
percent target at the current number of housing units. Although the state has set a target of 10 years,
realistically, given our local constraints and historical rate of development, this is a fifteen or twenty-
year goal. On an ongoing basis, the town should ensure that a minimum of 10 percent of its new
residential development is affordable. An additional three units per year would maintain that level given
historic growth trends. In terms of timing, the goal is to add at least 25-35 qualified, affordable units the
first three years of the plan, then a minimum of 8 units each succeeding year so that the Town can
continue to guide its growth consistent with its Master Plan. (See Appendix A)
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The Housing Authority proposes an equitable division between family and elderly (and/or special needs)
units and between rental and homeownership. In addition to adding units that are affordable by, and
restricted to, households earning not more than 80 percent of the area median income (i.e., those that
qualify for inclusion on the SHI), the Town will strive for a mix of the units in publicly-supported
developments which includes moderate and middle-income households (those earning between 80-150
percent of the town’s median income) and the lowest income households (those earning less than 50% of
the town’s median income).

To the extent that appropriate sites are available, new small-scale affordable developments should be
distributed throughout the town. Town-owned land should be utilized, if feasible. Where existing
single-family properties are suitable for conversion to multiple units, or where new units can be added to
existing developed sites, these options should be considered. Higher density development may be
supported where the Master Plan has indicated it is appropriate and sustainable. As important as
building new affordable housing is, preserving, maintaining and upgrading the existing inventory, and
improving its affordability and accessibility for current residents and those who would like to “buy in” is
critical.

Affordable Housing Strategy

Achieving these goals will require appropriate tools and regulations (or regulatory relief), financial
resources, development capacity, and political will. The strategies the town will pursue include
production initiatives; preservation strategies; planning and regulatory reform; and building local
development and management capacity (including funding). We anticipate continued collaboration with
private developers proposing development under the comprehensive permit provisions of M.G.L.
Chapter 40B. According to the Interagency Agreement dated January 2014 between DHCD and several
State Housing Agencies, most 40B developments need to designate 10% of the housing to be 3-bedroom
units. The Housing Authority will work with developers to realize this criterion. This plan calls for
rehabilitation and qualification of existing units owned by low income homeowners under the Ashby
Ashburnham Westminster Rehabilitation Project, funded by Community Development Block Grants
(CDBG). In addition, two proposed zoning bylaw changes would facilitate the creation of accessory
dwelling units and the conversion of some current business properties to mixed use rentals. Lastly, the
plan describes the long-term affordability restrictions the town will employ to ensure ongoing
affordability by the targeted income groups.
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Introduction

This Housing Production Plan is intended to serve as an update to the Town of Westminster’s 2011
Planned Production Affordable Housing Plan. It is written in compliance with the guidelines and
requirements for Housing Production Plans adopted by the Massachusetts Department of Housing and
Community Development according to 760 CMR 56.03. Approval of this plan is valid for a period of
five years.

The first section of the plan is a Comprehensive Housing Needs Assessment, which provides an
analysis of current and future projected housing-related statistics. First, local and regional population
and income statistics related to housing are presented. Next, growth projections on both a local and
regional level are discussed. Then, the housing stock currently available in Westminster is summarized
by type, age, size and affordability. Finally, developmental constraints and the capability of the existing
infrastructure to support additional growth are analyzed.

The second section presents Affordable Housing Goals. It begins with a review of the current Housing
Goals and Objectives, the Town’s actions since adopting the 2011 Plan and provides the numerical goal
for annual housing production.

The third section, Implementation Strategies discusses a variety of options available for accomplishing
the goals and objectives of the Affordable Housing Goals section. Such strategies include investigating
techniques to utilize existing housing units for both affordable homeownership and rental units,
partnering with regional non-profit housing organizations, fostering the development of needed senior
housing units and exploring various zoning initiatives.

The final section, Description of Use Restrictions, provides a model deed restriction for affordable
housing units that include the time period covered by the deed restriction and how the future sale price
will be calculated, along with a set of requirements that are to be included in the deed restriction in
accordance with MGL Chapter 40B.

Section I: Comprehensive Housing Needs Assessment

A. DEMOGRAPHIC PROFILE

Population

The Town of Westminster’s population as of the 2015 American Community Survey was 7,414. This
figure represents an increase of 7.3% (507 persons) over the 2000 population level. Table 1 provides
this information for the Town of Westminster along with the population of surrounding communities in
2000, 2010 and 2015.

As indicated in Table 1, the Town of Westminster grew at a faster rate than both the Montachusett
Region and the Commonwealth of Massachusetts, as the latter two geographic areas grew in the 5%
range.
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Table 1: Population of Westminster, Surrounding Communities, the Region and Massachusetts

00-15 %
2000 2010 2015 Change
Westminster 6,907 7,277 7,414 7.3%
Ashburnham 5,546 6,081 6,160 11.1%
Fitchburg 39,102 40,318 40,462 3.5%
Gardner 20,770 20,228 20,306 -2.2%
Hubbardston 3,909 4,382 4,474 14.5%
Leominster 41,303 40,759 41,176 -0.3%
Princeton 3,353 3,413 3,456 3.1%
Montachusett Region 228,005 236,475 240,594 5.5%
Massachusetts 6,349,097 6,547,629 6,705,586 5.6%

Source: U.S. Census 2000, 2010 and 2015 American Community Survey

Over the course of the past decade the Town of Westminster’s senior population has been increasing at a
much greater rate than the general population. The Westminster Council of Aging (COA) has provided
projections from the Executive Office of Elder Affairs and The Donahue Institute for the near future of
senior population levels (COA defines a senior resident who is 60 years old or older) within the Town
for the year 2020 (see Table 2). Between 2010 and 2020, the growth of senior population will be 48.5%.

Table 2: Town of Westminster Senior Population Trends

¢10-'20
Year 2020 2025 2030 2035 9%Change
60+ population 2,046 2,341 2,445 2,389 48.5%

Source: Westminster Council of Aging

A more detailed breakdown of the Town of Westminster’s 2015 population by age is provided in Table
3. A review of the 2015 American Community Survey (ACS) data of population by age compared to
the 2010 Census reveals some findings consistent with the Westminster Council of Aging figures.
Population of residents 65 years and over rose 10.89% over the past ten years. But for the population
between 60-64 years of age there was an increase of 159.71% (In 2000 this age bracket had only 206
persons which has more than doubled to 535).

Table 3: Population Characteristic by Age

Subject Number | Percent

SEX AND AGE

Total population 7,414 | 100.0%
Under 5 years 311 4.2%
5 to 19 years 979 13.2%
20 to 34 years 830 11.2%
35 to 44 years 1060 14.3%
45 to 54 years 1223 16.5%
55 to 64 years 1372 18.5%
65 to 79 years 690 9.3%
80 years and over 200 2.7%
Median age (years) 42.9 (X)
16 years and over 5,924 79.9%
18 years and over 5,813 78.4%
62 years and over 1,283 17.3%
65 years and over 890 12.0%

Source: American Community Survey 2015
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The number of children under 18 years of age decreased by 133 between 2010 (1,850) and 2015 (1,717).
All age groups under 45 years of age decreased between 2010 and 2015, except between ages 15-19
(increase of 9.58%) and 20-24 (increase of 35.57%), a likely reflection of the baby boom echo. Overall
the Town’s Median Age increased from 38.6 to 42.9 over the past 10 years. The Town of Westminster’s
population is a bit older comparing the Town’s median age to the State’s median age (39.1 years) and
Worcester County’s median age (40.1 years). These demographic trends play an important role in
determining the housing needs for the community.

Table 4 shows the Town of Westminster’s 2015 demographic profile by ethnicity, along with the
surrounding communities. The population ethnic makeup of Westminster is more similar to the smaller
towns of Ashburnham, Hubbardston and Princeton than the three (3) cities of Fitchburg, Gardner and
Leominster. A review of Westminster’s ethnic make-up from the 2010 Census compared to the 2015

data shows some growth in the Hispanic and Black populations, but no significant differences in the
overall make-up of the community.

Table 4: 2015 Population Characteristics by Ethnicity

S S 3 @ o c e85 o

< 0o S = S 8 5.8 =

o = o < z< I3 X X X X< ST
Westminster 7,414 7,337 123 0 0 252 99% 1.70% 0% 0% 3.40%
Ashburnham 6,160 6,056 68 0 86 37 98.3% 1.1% 0% 1.4% 0.6%
Fitchburg 40,462 33,418 2,538 2,140 345 9,682 82.6% 6.3% 53% 0.9% 23.9%
Gardner 20,306 18,781 804 425 190 1,622 92.5% 4.0% 0.9% 0% 8.0%
Hubbardston 4,474 4,325 132 39 0 28 96.7% 3.0% 0.9% 0% 0.6%
Leominster 41,176 35,469 2,681 1,200 454 6304 86.1% 6.5% 29% 1.1% 15.3%
Princeton 3,456 3,258 39 107 6 190 94.3% 1.1% 3.1% 0% 5.5%

Source: American Community Survey 2015

Income

The Town of Westminster’s 2015 Median Household Income is compared with the surrounding
communities in Table 5 below.

Table 5: 2015 Median Household Income —
Westminster and Surrounding Communities

Community 2015 Median Household Income
Westminster $88,902
Ashburnham $87,615
Fitchburg $48,724
Gardner $43,905
Hubbardston $81,757
Leominster $58,955
Princeton $114,167

Source: American Community Survey 2015
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Income characteristics in the Town of Westminster are presented in Table 6 below, based on 2015
estimates provided by ACS (American Community Survey) The median household income for
Westminster was estimated at $88,902. A majority of households (25.9%) earned between $100,000 and
$150,000 annually. 5.2% of households earned under $15,000 per year and 3.4% earned over $200,000

per year.

Table 6: Household Income in 2015

Households Number | Percent
Less than $10,000 44 1.6%
$10,000 to $14,999 100 3.6%
$15,000 to $24,999 169 6.1%
$25,000 to $34,999 107 3.9%
$35,000 to $49,999 158 5.7%
$50,000 to $74,999 412 14.8%
$75,000 to $99,999 599 21.6%
$100,000 to $149,999 719 25.9%
$150,000 to $199,999 377 | 13.6%
$200,000 or more 94 3.4%
Total Households 2779 100%
Median Household Income $88,902

Source: American Community Survey 2015

B. GROWTH PROJECTIONS

Population Growth Projections

Table 7 presents projected population for the Town of Westminster and the Region according to the
UMass Donahue Institute Vintage 2015 Population Projections.

The long-term trend shows that the state has entered a period of slow population growth and beginning
to decline. Westminster’s population is projected to increase to 7,504 in 2025, which is the closest
projection available during the 5-year period that this Housing Production Plan will cover. The figure of
7,504 represents an increase of 227 persons to the recorded 2010 population (representing a further

increase of 3.1%).

Table 7: Population Forecast to 2035 (Westminster and Region)

Population/Year 2020 2025 2030 2035
Westminster 7,504 7,605 7,628 7,565
Montachusett Region 245,136 247,912 249,248 248,702

Source: UMass Donahue Institute Vintage 2015 Population Projections. March 2015.

Household Forecast

Household average size forecast to Westminster in 2022 are based on forecasts provided by ESRI
(Environmental Systems Research Institute, Inc.).
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Westminster’s projections show a projected growth in number of households to 2,987 in 2022 (based on
projected average household size of 2.72. As indicated in Table 12 on page 7, there were 2,716
households as of the 2015 American Community Survey. Thus the projected growth in the number of
households by 2022 is projected at 271 new households, representing a 9% increase over the 2015 level.

C. HOUSING STOCK

Housing Units Inventory

Table 8 provides status of housing units within the Town of Westminster as of 2015. In 2015, there
were a total of 3,051 housing units within the Town of Westminster.  Occupied housing units make up
almost 91.1% (2,779) of the total housing stock. Of the occupied housing units, 87.7% are owner-
occupied housing units (2,437) with 12.3% renter-occupied (342). The average household size of
owner-occupied units is larger at 2.72 persons per unit (ppu) than the average household size of renter-
occupied units (2.27 ppu).

Table 8: 2015 Housing Occupancy

Number Percent
Total housing units 3,051 100.0%
Occupied housing units 2,779 91.1%
Vacant housing units 272 8.9%
Homeowner vacancy rate (percent) 1.6%
Rental vacancy rate (percent) 3.9%

HOUSING TENURE Number Percent
Occupied housing units 2,779 100.0%
Owner-occupied housing units 2,437 87.7%
Renter-occupied housing units 342 12.3%

Source: American Community Survey 2015

The growth of housing units in the Town of Westminster and surrounding communities during the first
half of the 2010s decade is reflected in Table 9 below. Westminster’s housing stock grew by 8% from
2010-2015. However, only Princeton (-6.2%) and Leominster (-6.3%) had their total housing unit stock
grow lesser than Westminster of all the surrounding communities.

Table 9: Westminster and Surrounding Communities 2010 and 2015 Housing Unit Summary

Community 2010 Housing Units 2015 Housing Units
'15
'10 Vacancy %10-15
Occupied Vacant  Total Vacancy % Occupied Vacant  Total % change
Westminster 2,716 244 2,960 8.24% 2,779 272 3,051 8.9% 8.0%
Ashburnham 2,148 451 2,599 17.35% 2,216 532 2,748 19.4% 11.8%
Fitchburg 15,165 1,952 17,117 11.40% 14,842 2,189 17,031 12.9% 13.2%
Gardner 8,224 902 9,126 9.88% 8,142 1,027 9,169 11.2% 13.4%
Leominster 16,767 1,106 17,873 6.19% 16,772 1,025 17,797 5.8% -6.3%
Hubbardston 1,566 96 1,662 5.78% 1,592 159 1,751 9.1% 57.4%
Princeton 1,279 60 1,339 4.48% 1,252 55 1,307 4.2% -6.2%

Source: U.S. Census 2010 and American Community Survey 2015

DRAFT - Westminster Housing Production Plan - 2017 Update — prepared by MRPC n



A comparison of the 2010 vacancy rate versus the rate in 2015 indicates that the vacancy rate has
slightly decreased or stabilized across the Region in recent years a product of the recovery from the
2007-2008 recession and housing bust. The Town of Westminster’s vacancy rate varied from 8.9% to
8.24% over this five-year time frame with about 25 more vacant units.

Types of Housing Units

For details on the types of housing units the most current information available beyond the 2010 Census
is the American Community Survey (ACS) 5-year estimates for the period between 2011 and 2015. Note
that the ACS estimates had a total of 2,779 housing units for the Town of Westminster which is 181 less
than the 2,960 total housing units recorded by the 2010 census, as indicated in Table 10 below. One
reason for this lower number may be found in the subsequent table (Table 11 on Page 8), which ACS
data indicates zero housing units were constructed from 2010 onward, whereas building permit data over
the period from 2005-2010 indicates 111 new housing units constructed. A vast majority of
Westminster’s housing units (86.0%) are detached single-family units (2,390). The second highest
category of unit types is duplex units of which there are 147 such units, which makes up 5.3% of the
Town’s housing stock.

Table 10: Types of Housing Units in
Westminster

Selected Housing

Characteristics Estimate Percent
UNITS IN STRUCTURE

Total housing units 2,779 100%

1-unit, detached 2,390 86.0%
1-unit, attached 106 3.8%

2 units 33 1.2%

3 or 4 units 64 2.3%

5 to 9 units 39 1.4%

10 to 19 units 147 5.3%

Mobile home 0 0.0%

Source: American Community Survey 2015

The age of Westminster’s Housing Stock, based on the ACS 5-year estimates from 2015 is presented in
Table 11. The impact of the housing boom of the 2000s is shown in that 9.5% of the Town’s housing
stock is based on construction from 2000 and later (see above for why this number is actually higher).
Although the Town actually had a greater boom in the 1990s. Of the total housing stock, over a quarter
of the Town’s housing units consists of housing built prior to 1950 (27.4% or 723 units) and note that
42% of the Town’s housing stock is 50 years old or older.

The average household size in Westminster is 2.49 persons per unit as of 2015. It is interesting to note,
however, that the average household size of owner-occupied units in Westminster is 2.72 compared to
2.27 for renter-occupied units. Owner-occupied units tend to have larger number of bedrooms and,
subsequently, more occupants, than renter-occupied units.

DRAFT - Westminster Housing Production Plan - 2017 Update — prepared by MRPC



Table 11: Age of Housing Units in Westminster

Selected Housing

Characteristics Estimate  Percent
YEAR STRUCTURE BUILT

Total housing units 2,779 100%
Built 2010 or later 0 0.0%
Built 2000 to 2009 264 9.5%
Built 1980 to 1999 753 27.1%
Built 1960 to 1979 592 21.3%
Built 1940 to 1959 634 22.8%
Built 1939 or earlier 536 19.3%

Source; American Community Survey 2015

Table 12 provides the 2015 ACS data for the Town of Westminster with households by type.
Westminster’s 2,716 households are clearly a majority of households with families (75.4%) with about a
quarter of nonfamily households. Of these family households, 1,740 (64.1%) had children under 18,
and 1,693 (62.3%) were married couples.

Of the non-family households, 511 (18.8%) were living alone. Of these residents who were living alone
180 were 65 years and over (both male and female) as of the 2010 Census. Overall there were 600
households (22.1%) with households with individuals 65 years of older.

Table: 12 Households By Type

Number Percent
Total households 2,716 100.0%
Family households (families) 2,047 75.4%
With own children under 18 years 879 32.4%
Husband-wife family 1,693 62.3%
With own children under 18 years 697 25.7%
Male householder, no wife present 123 4.5%
With own children under 18 years 59 2.2%
Female householder, no husband present 231 8.5%
With own children under 18 years 123 4.5%
Nonfamily households 669 24.6%
Householder living alone 511 18.8%
Male 242 8.9%
65 years and over 59 2.2%
Female 269 9.9%
65 years and over 121 4.5%
Households with individuals under 18 years 941 34.6%
Households with individuals 65 years and over 600 22.1%
Average household size 2.68 (X)
Average family size 3.08 (X)

Source: American Community Survey 2015
Current Development Trends

The Westminster Building Department has provided figures of building permits issued for new single-
family and two-family housing units covered by the period from 2011 to present. The numbers show a
solid recovery from the housing crisis of past decade. Overall 211 new residential housing units have
been built over this six-year period. This is a significant difference from the 111 housing units
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constructed from a five-year period 2005-2010 according to numbers provided by the Westminster
Building Department figures.

Table 13: # of Building Permits 2005-2017-to-date

Year Single-Family Two-Family Total
2005 39 1 40
2006 21 2 23
2007 20 0 20
2008 10 0 10
2009 8 1 9
2010 9 0 9
2011 10 2 12
2012 22 1 23
2013 17 1 18
2014 40 1 41
2015 31 4 35
2016 43 0 43
2017 39 0 39

Source: Westminster Building Department

MRPC has obtained data from the Warren Group which has data available from 2011-to 2016 regarding
foreclosures. As indicated in Table 14 below, over a 6-year period, Westminster’s annual foreclosures
rose from three in 2011 to 16 in 2016. Meanwhile across the Worcester County, in 2011 annual
foreclosures were about 461, but spiked to 1475 in 2016.

Table 14: Foreclosure Statistics 2011 — 2016: Westminster and the Region
2011 2012 2013 2014 2015 2016
Westminster 3 5 1 3 8 16

Worcester County 461 738 267 284 551 1475
Source: The Warren Group

Affordable Housing Stock — Affordable Housing and Chapter 40B Subsidized Housing Unit
Inventory

What is affordable housing and why should the issue of housing affordability be so important to local
officials and residents of a community? The generally accepted definition of affordable housing is that
housing is considered affordable when “a household pays no more than 30% of its annual income for
rent or mortgage”. Multiple sources and organizations agree upon this definition. Some of these include
the American Planning Association, Massachusetts Department of Housing and Community
Development (DHCD), The Greater Boston Housing Report Card, 2003 (Bonnie Heudorfor, Housing
Specialist, Northeastern University, April 2004), and the Citizens’ Housing and Planning Association
(CHAPA).

MGL Chapter 40B Definition of Households Meeting Affordable Housing Requirements

The State statute concerning affordable housing development (MGL Ch. 40B, Sections 20-23) cites that
affordably-produced and priced homes must be available to households where the incomes do not
exceed 80% of the median household income for the region in which the community is located. In
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Westminster’s case, the community is located within the Fitchburg-Leominster PMSA (Primary
Metropolitan Statistical Area). As of June 2017, median household incomes for family sizes ranging
from 1 to 8 persons are as follows in Table 15:

Table 15: Moderate-Income Limits by Household Size (June 2017)
HOUSEHOLD 80% OF
SIZE MEDIAN
INCOME
$44,800
$51,200
$57,600
$64,000
$69,150
$74,250
$79,400
8 $84,500
Source: U.S. Department of Housing and Urban Development (HUD)

N[OOI WIN|E-

For the purposes of Chapter 40B, affordable housing is generally defined as housing units that are:

1. Subsidized by an eligible state or federal program.

2. Subject to a long-term deed restriction limiting occupancy to income eligible households for a
specified period of time (at least 30 years or longer for newly created affordable units, and at least
15 years for rehabilitated units).

3. Subject to an Affirmative Fair Marketing Plan.?

The Chapter 40B threshold for affordable housing is that every community must have 10% of their
housing to meet the 80% median household income figure discussed above. If a Town or City does not
have 10% of their year-round housing units on the State’s affordable housing inventory, then a
developer can file a plan under the provision of MGL Chapter 40B that can have greater density allowed
under the Town’s zoning bylaw and if the application is denied by the Zoning Board of Appeals, the
developer can appeal to the Massachusetts Housing Appeals Committee.

Thirty-eight (38) communities in Massachusetts have met the 10% threshold, based on the updated
Subsidized Housing Inventory (SHI) released by DHCD in June 2011, which has now been updated to
include 2010 year-round housing units. This amounts to 10.8% of all municipalities across the
Commonwealth having achieved this requirement.

Given that only approximately 11% of all Massachusetts communities have achieved the 10% 40B
threshold, in 2003 DHCD developed the Housing Production Plan (HPP) Program, through changes to
the Chapter 40B Regulations. According to DHCD, by taking a proactive approach in the adoption of a
HPP, cities and towns are much more likely to achieve both their affordable housing and community
planning goals. HPPs give communities that are under the 10% threshold of Chapter 40B, but are
making steady progress in producing affordable housing on an annual basis, more control over
comprehensive permit applications for a specified period of time.

? The Commonwealth of Massachusetts’ Affirmative Fair Housing Marketing Plan Guidelines have been provided as
Appendix A to this Housing Production Plan. The Guidelines also contain the current State requirements for local
preference.
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If a community has a DHCD approved HPP and is granted certification of compliance® with the plan by
DHCD, a decision by the Zoning Board of Appeals (ZBA) relative to a comprehensive permit
application will be deemed "consistent with local needs” under MGL Chapter 40B. "Consistent with
local needs™ means the ZBA's decision will be upheld by the Housing Appeals Committee.

The Town of Westminster currently has 87 units of affordable housing according to the Massachusetts
Department of Housing and Community Development (DHCD) in July 2017. This Subsidized Housing
Unit Inventory (SHI) is presented in Table 16 on the following page.

The Chapter 40B inventory maintained by DHCD (which was recently revised to include data based on
the 2010 Census) classifies 87 housing units in Westminster as subsidized out of a total of 2,826 year-
round housing units. Currently, the Town of Westminster would need a total of 283 subsidized housing
units (meaning the construction of an additional 197 units) to reach 10% and this assumes no increase in
the number of market rate housing units.

One of the 40B projects on the SHI provided by DHCD is Mountain View Estates, which is listed as
having zero units because the project was never constructed. According to the Westminster Planning
Board, this 40B project off East Road will not be moving forward as originally permitted and the
Westminster Open Space Committee is trying to get the back acreage to become under permanent land
protection status.

Table 16: Town of Westminster Chapter 40B Subsidized Housing Unit Inventory

Westminster Totals ‘ 87
Census 2010 Year Round Housing Units 2,826
Percent Subsidized | 3.1%

Source: MA Department of Housing and Community Development

Given that the Town is well below the 10% threshold specified in 40B, the Town has been participating
in DHCD’s Housing Production Plan (HPP) Program as a proactive attempt to remedy its affordable
housing deficiency. This document represents the third iteration of the Town’s Housing Production
strategy (The initial version 2005, the 2006 updated version approved by DHCD and this 2017 update.).

A review of the Town’s SHI indicated that the subsidy for the Wellington Elderly Housing project
through the USDA Rural Housing Service (RHS) expires in 2020. An Action Item has been included in
the Implementation Strategies Chapter for the Town to annually review the expiration dates of units on
the Town’s SHI. For the Wellington project, the Town will need to communicate with the property
owner what their intention may be in terms of renewing the RHS subsidy near the end of the five-year
period covered by this HPP (2017-2022).

Home Values
Table 17 shows the number of single family homes and condominiums sold from the period between

2006 and 2016 as well as the median sales price of each housing unit type. From 2006 to 2016 the
average sales price rose 86.31%.

® More on the certification process and the housing units required to be produced annually by the Town of Westminster is
found in Section I1, Affordable Housing Goals under Subsection C, Numerical Goals.
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Table 17: Single Family and Condominium Units Sold and Median Sales Price

Single Family Homes Condominiums
Year Number Price | Number Price
2016 103 $236,500 9 b
2015 105 $248,000 9 $129,900
2014 93 $243,000 7 $165,000
2013 96 $232,000 3 $320,000
2012 72 $220,000 5 $119,000
2011 67 $219,000 4 $53,000
2010 69 $210,000 4 $159,500
2009 63 $218,000 4 $154,950
2008 56 $224,500 6 $180,000
2007 69 $285,000 9 $163,000
2006 73 $285,000 8 $170,000

Source: The Warren Group, 2017
Housing Costs and Affordability Information
Detailed housing costs information is not available from the 2010 Census data, but is available from the
ACS-2015. Table 18 shows selected monthly owner costs for those Westminster housing units with a

mortgage.

Table 18: Selected Monthly Owner Costs (SMOC): Housing
Units with a Mortgage

Estimate | Percent
Housing units with a mortgage 1,854 N/A
Less than $500 0 0.0%
$500 to $999 102 5.5%
$100 to $1,499 516 27.8%
$1,500 to $1,999 383 20.7%
$2,000 to $2,499 550 29.7%
$2,500 to $2,999 144 7.8%
$3,000 or more 159
Median (dollars) 1,885 N/A

Source: American Community Survey 2015

Table 19 indicates that nearly one third of Westminster’s residents (31.9%) who own a home and have a
mortgage are paying more than 30% of their income towards monthly mortgage payments and other
selected housing costs. Housing is generally considered affordable when it requires 30% or less of its
occupants’ income. Table 20 shows the range of rent prices paid by Westminster’s resident. The median
rent value is $1,108.
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Table 19: Selected Monthly Owner Costs as a Percentage
Of Household Income (SMOCAPI)

Estimate | Percent
Housing units with a mortgage (excluding units
where SgMOCAPI cannot t?e %orgwputed) ) 1,854 N/A
Less than 20.0 percent 756 40.8%
20.0 to 24.9 percent 348 18.8%
25.0 to 29.9 percent 159 8.6%
30.0 to 34.9 percent 243 13.1%
35.0 percent or more 348 18.8%

Source: American Community Survey 2015

Table 20: Gross Rent

Estimate | Percent

Occupied units paying rent 307 N/A
Less than $500 16 5.2%
$500 to $999 106 34.5%
$1,000 to $1,499 108 35.2%
$1,500 to $1,999 31 10.1%
$2,000 to $2,499 0 0.0%
$2,500 to $2,999 0 0.0%
$3,000 or more 46 15.0%

Median (dollars) 1,108 X)

Source: American Community Survey 2015
Table 21 shows similar information for renters, which indicates that only 22.1% of such residents are
paying more than 30%.

Table 21: Gross Rent as a Percentage of Household Income

(GRAPI)

Estimate  Percent
Occupied units paying rent (excluding units where 307 N/A
GRAPI cannot be computed)
Less than 15.0 percent 44 14.3%
15.0 to 19.9 percent 86 28.0%
20.0 to 24.9 percent 18 5.9%
25.0 to 29.9 percent 91 29.6%
30.0 to 34.9 percent 0 0.0%
35.0 percent or more 68 22.1%

Source: American Community Survey 2015

The Supply-Demand Housing Gap

According to numbers from The Warren Group in the year 2016 a total of 103 single-family homes were
sold in the Town of Westminster. A Westminster family with the estimated 2015 median family income
provided by ACS of $88,902 can afford a single-family home of $373,371. Assuming 12.85% down
($11,430) and a mortgage loan amount of $90,000 at 3.73% interest over 30 years results in a monthly
payment of $2,408%. This equals an annual cost of $31,008, just within 36% of the median family

* Calculated through Zillow Mortgage Marketplace (www.zillow.com)
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income ($28,896). As indicated in Table 18, the median monthly housing costs for Westminster
residents who own their home and have a mortgage was estimated to be at $1,885

According to numbers provided by the Towns Assessor, in the year 2016 of the 223 homes sold in 2016,
181 such homes were sold at a price in accordance to the aforementioned affordability level that a
household at the Median Income could afford.

Meanwhile, the income level for any housing unit to qualify for MGL Chapter 40B Subsidized Housing
Inventory would be at a minimum of 80% of the Median Income. That value, based on the HUD’s 2017
income data for a family of 4, would be $64,000. Using the same mortgage terms as noted above, a
family making 80% median income would be able to qualify for a single-family home that costs no
more than $257,374. The Town Assessor’s list for 2016 sales contains 122 homes that were sold with a
selling price of less than $257,374. However, it does not differentiate between single-family and multi-
family homes. The monthly income payment for the 80% income household would be $1,660.

For rental units, the Median Monthly Rental Unit price of $1,108 equals a yearly housing cost of
$13,020. Such housing would be affordable to a household earning $ 40,000 which is below the 50%
median income value as noted above. A review of the AMERICAN COMMUNITY SURVEY data
indicated that 22.1% of renters are paying more than 30% of their income towards housing.

Fair Market Rents (FMR) are calculated annually for the Town of Westminster (which is part of the
Fitchburg-Leominster HMFA). A two-bedroom apartment FMR apartment for FY 2018 is calculated
to be at $1,085 (which is pretty close to the Median Monthly Rental Unit of $1,108).

As previously indicated in Table 10, 89.8% of Westminster’s housing stock consists of single-family
housing units. However, with Westminster’s rising senior population, more senior housing units will be
needed. There currently is a waiting list of the 30-unit Wellington Elderly Housing Development of 2-3
years. Demographic trends coupled with the Wellington waiting list indicate a demand for smaller units
available for seniors who would like to remain living within the Town of Westminster, but find it more
difficult both to maintain their single-family home and afford such a home on a more limited income
than working age persons. The Implementation Strategies section discusses how the Town will move
towards making more units available to this segment of the population.

D. DEVELOPMENT CONSTRAINTS AND LIMITATIONS

MRPC’s Geographic Information System (GIS) Department has mapped out partial and absolute
development constraints and limitations within the Town of Westminster (see Map 1 on Page 16). The
Map also includes DEP Tier Classified Chapter 21E Sites. A summary of each partial and development
constraint follows below.

Absolute Development Constraints are such constraints where no building is allowed due to regulatory
or ownership (e.g. protected open space land. The data layers that make up the set of absolute
development constraints are indicated below. The total land area covered by the Absolute Development
Constraints consists of 8,957.4 acres, or 14 square miles. This amounts to 37.5% of the Town’s total
land area.
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Absolute Development Constraints:

e CR/APR (Conservation Restriction)/Agricultural Protection Restriction) and Permanently
Protected Open Space areas. Lands held either by ownership or by a conservation restriction are
prohibited from future development.

e Wetlands, as mapped by MassGIS for DEP for wetlands under the Wetlands Protection Act. The
Rivershed Protection Act of the 1990s added further protection to areas along rivers. Thus a
100-foot buffer around Westminster’s rivers and streams has been included as an Absolute
Development Constraint along with the mapped wetlands.

e FEMA 100-year Flood Zone: Areas identified by FEMA that are subject to be inundated by 100-
year flood levels.

e DEP Zone A and Zone | relate to Drinking Water Protection. Zone A is for the Surface Water
Supply, of which located in the Town of Westminster is Meetinghouse Pond, Mare Meadow
Pond and Noyes Pond. Zone 1 is for groundwater drinking water wells.

e The Watershed Protection Act (WsPA) regulates land use and activities within critical areas of
the Quabbin Reservoir, Ware River and Wachusett Reservoir watersheds for the purpose of
protecting the quality of drinking water. The WSsPA extends into southwest Westminster in the
Mare Meadow Reservoir & Noyes Pond area for the Ware River watershed. A small portion of
Wachusett Reservoir Watershed is located in the southeastern portion of the Town of
Westminster. The 200 foot buffer areas of the WsPA are considered absolute development
constraints related to drinking water protection.

Partial Development Constraints are such constraints where building would be allowed, but may be
subject to additional regulatory review (e.g. Rivers Protection Act buffer), or where such development
would be occurring within identified environmental resources (e.g. BioMap 2 Core Habitat and
Supporting Natural Landscapes). The data layers that make up the set of partial development constraints
are indicated below. The total land area covered by the Partial Development Constraints consists of
13,554.8 acres, or 21.2 square miles. This amounts to 56.8% of the Town’s total land area.

Partial constraints includes lands that have slopes greater than 15%, BioMap 2 Core Habitat and
Supporting Natural Landscapes, FEMA 500-Year Flood Zone Areas, Wetland Protection Act buffer
areas (50 feet), Rivers Protection Act buffer (200 feet), WsPA buffer (400 feet), DEP Zone B, DEP
Zone C, DEP Zone Il and DEP IWPA (Interim Wellhead Protection Area). A summary of each of these
partial constraints follows below.

Partial Development Constraints:

e Steep Slopes: Given the hilly topography in parts of Westminster, there are locations of land
area that have a steep slope (greater than 15%), which can be cost prohibitive for developers.
Although the presence of steep slopes alone will not determine the development potential of a
site, the combination of steep slopes and shallow soils on top of bedrock could influence the type
of development suitable for the site.
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e BioMap2 Core Habitat identifies specific areas necessary to promote the long-term persistence
of Species of Conservation Concern (those listed under the Massachusetts Endangered Species
Act as well as additional species identified in the State Wildlife Action Plan), exemplary natural
communities, and intact ecosystems.

e BioMap2 Critical Natural Landscape was created to identify and prioritize intact landscapes in
Massachusetts that are better able to support ecological processes and disturbance regimes, and a
wide array of species and habitats over long time frames.

e FEMA 500-year Flood Zone: Areas identified by FEMA that are subject to be inundated by 500-
year flood levels.

e Buffers for wetlands (50 feet), Rivers Protection (200 feet) and the WsPA at a 400-buffer for
regulatory areas noted in the Absolute Development Constraints section, have been mapped as
partial development constraints.

e DEP Zone B, Zone C, Zone Il and IWPA relate to Drinking Water Protection. Zones B and C
are for the Surface Water Supply. Zone Il and the IWPA are for groundwater drinking water
wells.

Table 22: Development Characteristics in Residential Districts

RESIDENTIAL
TOTAL ACRES 22,162.35
ACRES 3,466.86
DEVELOPED LAND
% 15.64%
ACRES |  18,695.49
UNDEVELOPED LAND (A+B+C)
% 84.36%
DEVELOPABLE LAND W/ ACRES 3,568.24
PARTIAL CONSTRAINTS (A) % 33.67%

DEVELOPABLE LAND WITHOUT | ACRES |  7,028.80
CONSTRAINTS (B) % 66.33%

ABSOLUTE CONSTRAINTS W/IN | ACRES 8,